
 
 
 
 
 
 
 
REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Presentation of Helen Putnam Award Honorable Mention for 
Housing Programs & Innovations; and Certificate of Appreciation  
for Community Services & Economic Development. 

 

DATE: October 7, 2008

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 
Report in Brief 
 
The City of Woodland submitted two applications for the Helen Putnam Award program offered 
each year by the League of California Cities. One of the applications was submitted under the 
Housing Programs and Innovations category and summarized the City’s affordable housing program. 
The second application was under the Community Services and Economic Development category 
and featured the Woodland Community and Senior Center. Both applications received Certificates of 
Appreciation.  
 
Staff recommends that the City Council acknowledge the recognition of both Helen Putnam Award 
applications by the League of California Cities with Certificates of Appreciation. 
 
 
Background 
 
In May of 2008, City staff submitted an awards application to the League of California Cities for the 
Helen Putnam Award.  This award recognizes League members for innovative and unique projects 
and programs.  The City submitted the application in 2008 for the Affordable Housing Programs.  A 
main focus of the application was the unique partnership between the City, Spring Lake Developers, 
and USA Properties for the funding and construction of the Terracina Spring Lake Family 
Apartments.  After review of the application, the league was impressed with the City’s program and 
chose to recognize it with a Certificate of Appreciation. 
 
City staff also submitted a second awards application to the League of California Cities for the Helen 
Putnam Award.  This application was submitted under the Community Services & Economic 
Development category and featured the Community & Senior Center. The primary focus of the 
application was the unique and vibrant facility which offers recreational facilities to the City’s 
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growing and dynamic community. The League was impressed with the City’s facility and its 
programs and chose to recognize it for a Certificate of Appreciation. 
 
 
 
Recommendation for Action 
 
Staff recommends that the City Council acknowledge the recognition of both Helen Putnam Award 
applications by the League of California Cities with Certificates of Appreciation. 
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Inclusionary Housing Program
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2008 Helen Putnam Award Application 

 
City of Woodland 

Inclusionary Housing Program 
 

In an effort to house residents of all income levels, the City of Woodland instituted an 
Inclusionary Housing Program as part of the Spring Lake Specific Plan.  This program was 
passed in 2002.  The Program requires developers of new housing units to set aside at least ten 
percent of the units for low and moderate income households.  Unlike many other jurisdictions, 
the City of Woodland has listened closely to the needs of the developers, low and moderate 
income households, and taken the needs of the City into account to make one of the most fair, 
easily understood, and unique inclusionary housing programs in the state.  The City strongly 
supported the idea of inclusionary housing in new growth areas to ensure residents of all income 
levels had an opportunity to enjoy the amenities offered by new developments.  Without this 
program many of the eligible households would not have an opportunity to achieve the dream of 
home ownership. 
 
The Challenge: 
Like many California communities in the late 90’s and early 2000’s, the City of Woodland saw a 
rapid increase in the value and cost of homes within the city limits.  As the prices escalated, the 
City saw a need to implement a program that would allow low and moderate income households, 
who were “priced out” of the market, an opportunity to live in the booming new growth 
communities being built. 
 
In the 80’s the City fulfilled its affordable housing goals by granting developers of apartment 
complexes density bonuses.  The bonuses allowed the City to maintain a steady flow of 
apartments for low income households for awhile.  But the City grew and this method became 
more and more inadequate in its results. 
 
In the early 90’s, the City approved the Southeast Area Specific Plan.  This plan gave developers 
an option to help the City meet its affordable requirements.  Because it was only an optional 
program, most developers chose to build all of their units as market rate.  The optional program 
proved to be a catastrophic failure. 
 
The City was approached by developers interested in annexing farmland south of the city limits 
for a large-scale, multi-zoned, multi-faceted specific plan area in the mid 90’s.  As the 
negotiations progressed, it was decided that this new specific planned area, Spring Lake, would 
be required to help the City progress in meeting its affordable housing goals.  This program was 
implemented on May 20, 2003 with City Council’s adoption of the Spring Lake Specific Plan 
and the Spring Lake Affordable Housing Plan.  The Inclusionary Program was later expanded 
Citywide in 2004 with the adoption of the Inclusionary Housing Ordinance or Chapter 6A. 
 
Prior to the adoption of the inclusionary program, the majority of any new affordable housing 
units were a result of the City working with affordable developers for the construction of 
restricted rental housing or through first time homebuyer activities.  It was decided that in order 



to truly provide affordable housing, the City would have to figure some way to make a 
significant number of ownership units affordable as well. 
 
The Solution: 
The City of Woodland approaches inclusionary housing differently then other cities in three key 
ways: flexibility, fairness and a strong partnership.   
 
The City of Woodland’s Inclusionary Housing program is flexible.  Developers are allowed to 
fulfill their inclusionary requirement through a myriad of ways.  They can build single family 
units or duplexes.  They can “upzone” land to 15 units per acre and build small affordable 
clusters in less densely zoned areas.  The program also allows land dedication to the City or to an 
affordable housing developer, or the payment in-lieu fees.  Staff works closely with the 
developers to look at their proposals to help them meet the requirements of the program.   
 
The City’s program is fair to both the developer and the homebuyer.  Most inclusionary 
programs base the sales price on what an income eligible family can afford if 30% of their gross 
monthly income pays for the mortgage principal, interest, taxes and insurance (PITI).  This was a 
standard established long ago.  Today most lenders will make a loan to a household if this 
payment is up to 40% of their gross monthly income.  Woodland has decided to meet the new 
lending standards by basing the sales price on 30% of the eligible household’s gross monthly 
income paying only for the mortgage principal and interest (PI).  This allows the developer to 
break even or even make a small profit on these units.  The program also requires that the 
affordable household stay in the unit for ten years before being able to resell it at market price.  
Many similar programs in the state require the household to live in the unit for 30 to 55 years 
before a market resale.  This short ten year period allows many starting families to gain equity 
and move to larger homes as their family grows.  On resale at a market price, the family is 
required to repay the City an amount of the equity they receive, proportional to the amount of the 
original affordable inclusionary sales price compared to the market price at the time of purchase.  
 
The final key component in the success of the City’s program is the partnership that has been 
established between the City and the developers who are required to implement the program.  In 
many communities, implementation and interpretation of the affordable requirements are left to 
the developers to figure out alone.  The developers are often left to recruit homebuyers, with 
little training or knowledge on how to certify the homebuyer incomes correctly.  This can create 
confusion and animosity if the jurisdiction continues to reject potential homebuyers.  In 
Woodland, the City works with the developers to continuously advertise the availability of units 
and the program.  The City also hosts monthly orientation meetings to explain the program to 
potential participants as well as start the process for anyone interested.  When the City provides 
the developer with a list of potential buyers, the developer has full confidence that the family can 
afford the unit as well as get qualified to purchase.  The partnership can also be reflected in 
recent events.  At the end of 2007, the City made changes to the Inclusionary Program in an 
effort to streamline program implementation.  Before any changes were brought forward to the 
governing bodies for approval, staff circulated the changes amongst members of the 
development community.  Staff solicited input and made adjustments to the proposed changes 
based on the suggestions of the developers.  This collaboration helps to show why the program 
has been so successful to date. 



The Results: 
In June of 2006, the City closed its first unit under the Inclusionary Program.  To date, the City 
has closed 42 for-sale units.  On these forty-two units, the City has executed deeds of trust in 
excess of $3 million.  This means that at time of sale, the City will receive the value of these 
deeds of trust as well as a proportional share of equity.  The value of the City’s investment in this 
program over the last 18 months exceeds $12 million.  
 
A good illustration of how the three factors have made the program successful is the story of the 
Terracina Spring Lake Family Apartments.  In the early stages of the Spring Lake development, 
the City was approached by some of the developers with the possibility of doing a land 
dedication to the City.  Three developers would dedicate their very-low income units to this 
receiver site.  One of the three sites would also transfer its low income units to the site as well.  
In addition the site had an inclusionary requirement of its own to meet.  The City agreed to the 
transfer and chose USA Properties Fund as the developer for the project.  The developers also 
agreed to transfer $1 million to help bridge a potential financing gap.  By accepting the land 
dedication, the City was able to make three other sites in the Specific Plan area more attractive to 
build for-sale units on as the sites were released from the more stringent rental requirements 
assigned to multifamily zoned sites.  This transfer also allowed the City to have a more diverse 
building stock.  The developers of the three transfer sites decided to build more high density 
units that follow the principles of New Urbanism.  This project is a good illustration of how the 
flexibility of the program was used to help the City and developers meet the greater good of the 
community and the objectives and goals of the City.   
 
To show fairness, the City agreed to take on the responsibility of constructing these units.  The 
City selected the developer and worked closely to identify potential funding sources to finance 
the project’s construction.  Most developers of market rate units are not familiar with affordable 
housing financing and the various funding sources’ procedures and requirements.  The City and 
the affordable developer are more familiar with how to produce a successful affordable project. 
 
The City’s successful partnership with the development community was extremely visible on this 
project.  The City identified and submitted applications for various state funding sources to 
bridge the financing gap.  This project was moving forward during the height of the building 
boom in the State.  When USA Properties received their bids back, the cost of the project had 
increased significantly.  The City regrouped with the developers who dedicated the site and 
analyzed ways that more funds could be available to make the project succeed.  One developer 
agreed to pay an in-lieu fee to the City for waiver of providing affordable units in a subsequent 
development.  The City agreed to a long term deferral on some of the impact fees, as well as 
committing funds from other grants that the City could receive.  Recognizing the importance of 
this project to the Spring Lake Specific Plan Area as well as to the City, the partners all made 
sacrifices to see this project through.  These sacrifices resulted in the completion of the project.  
All parties involved celebrated the grand opening of this great project on January 29, 2008.  The 
final project cost was $32 million for 156 units.  There is a mix of 1, 2, and 3 bedroom units; 71 
of the units are low-income (60% of area median income) and 85 units are very-low income 
(50% of area median income).  The design receives accolades from all who see it a.  The project 
fully leased up in 2 months and there is currently a waiting list of 160 families.  The project is 
also Woodland’s first 100% smoke-free rental community. 



Conclusion: 
No City can implement a program as major as Inclusionary Housing in a vacuum and expect it to 
be successful.  The City of Woodland’s program was no exception.  It involved negotiations with 
various City departments, developers, housing advocates, and other interested parties.  Through 
the negotiations, the City was able to tailor a program that fairly addressed everyone’s concerns 
and ended up being one of the most flexible and fair programs in the State.  And with the 
commitment and flexibility of all parties involved, the program can continue to evolve and 
address one of the major issues facing all cities in the coming years, affordable housing. 
 
 
 
















